CITY OF ISSAQUAH
MAJOR DEVELOPMENT REVIEW TEAM
ADMINISTRATIVE REVIEW

NOTICE OF DECISION

TO: TALUS CORPORATE CENTER, LLC.
1200 Fitth Avenue, Suite 1927
Seattle, WA 98101

SUBJECT: Talus Corporate Center Parcel 17B —
Site Development Permit (SDP) Extension
FILE NUMBER: MISI0-00iEV
DECISION DATE: October 6, 2010
REQUEST: A three (3) year extension to the Site Development Permit (File #SDPQ7-

001EV). The original Site Development Permit was approved on January 29", 2008 and consisted of
three office buildings totally approximately 565,000 square feet and two retail buildings totaling 10,000
square feet. This original permit will expire on January 29" 2011,

LOCATION: The project is located in Talus, South of Talus Drive and East of Timber Ridge. See
Vicinity Map.

DECISION MADE:  On October 6, 2010, the MDRT approved the above proposal with the modification
that the allowed extension is granted for one year instead of for three years. Approval of this application is
based on the original submittal of September 23, 2010, and is subject to the following conditions:

1. The Site Development Permit approval is extended for one (1) year until January 29th, 2012,
provided the validity of said land use permit will continue as long as the subsequent Construction
Permit is active.

REASONS FOR DECISION:

1. The request to extend the Site Development Permit approval for this office project for one (1) year is
authorized to be reviewed administratively in accordance with IMC 18.04.220.D.

2. On December 6%, 1999, the City Council approved Ordinance 2254 authorizing the mayor to sign a
Development Agreement regarding perniit seview and development of the “Cougar Mountain East
Village™ property (currently known now as TALUS). The mayor signed the Development
Agreement on February 4", 2000. The Development Agreement clarifies provisions for permit
review, permitted development, payment of applicable City impact and mitigation fees, allowed
traffic improvements and utilities.

3. On January 29" 2008, the Site Development Permit (SDP) Talus Parcel 17B was approved (Exhibit
#23.

4, On January 29" 2008, the Notice of Decision was approved for th.e Site Developinent Permit. The
pPp



6.

Urban Village Development Commission reviewed the proposed Site Development Permit for
compliance with the Development Agreement during a public hearing conducted on J anuary 15",
2008, and approved the Site Development Permit, SDPO7-001EV, with conditions on January 29"
2008.

There are no building permits submitted or approved for this development vet,
gp PE P b

The Development Agreement designation of this site is allocated as commercial. This request for
extension of the SDP remains consisteni with this designation.

The preposal is to extend a permit, which is a procedural action and exempt from SEPA review in
accordance with WAC 197-11-800(20).

‘The permit extension request must comply with the approval criteria outlined in IMC 18.04.220.D.
The project complies with the approval eriteria as follows:

18.04.220.D Expiration:

1. Expiration of Approved Site Development Permit: Final decisions approving applications shall be valid for
three (3) years from the date of application approval as specified in the Notice of Decision for the project.
Determination by the City of a Complete Application for subsequent Construction Permit will extend the
validity of said fand use permit as Jong as the Construction Permit is active. The Planning
Director/Manager shall extend the approval of a Development Permit for one (1) year, when all of the
following criteria are met:

a.  The proposed use remains a permitied use in the zoning district; and

Response: The proposed commercial use remains a permitted use as allotted by the Talus
Development Agreement.

b. The proposed Development Permit remains in compliance with tree protection, impervious surface

ratio, and critical area regulations; and
Response: The proposed development permit is in compliance with the East Village EIS.

¢.  The proposed Development Permit remaing substantially i compliance with the land use regulations in
place at the time the extension is requested, including but not limited to: parking, setbacks, signs, landscape,

and building height; or

Response: The Sitz Developiment Permit remains substuntially in compliance with the land
use regulaiions in place uf the thane the extension is requested, including but not limited to:

parking, setbacks, signs, landscape. and building height per the approved Talus Development

Agreement.

d.  Asan alternative the applicant may propose modifications to the Development Permit in accordance

with the appropriate land use review process in order lo comply with the criteria above.

Eesponse: The applicant did not propose modifications to the Site Development Permit

because it meets the criteria above.
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Keith Niw togram Manager

EXHIBIT LIST:

I. Vicinity Map
2. Letter request of extension by Talus Corporate Center, LLC
3. Signed Noftice of Decision tor approval of the Talus Corporate Center Parcel 17B Site Development

Permit,
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TALUS CORPORATE CENTER, [1.C

September 21, 2010

Mr. Keith Niven, AICP

Program Manager, Major Development Review Team
City of Issaquah

1775 - 12 Avenue N.W. (P.O. Box 1307)

Issaquah, WA 98027-1307

Re: Extension of Site Development Permit — Talus Parcel 178
File: SDP07-001EV for Talus Corporate Center

Dear Keith:
It was nice to talk with you this afternoon about Talus.

As we discussed, the collapse of the office and capital markets in 2008 and the ensuing
recession have delayed our timeline for development but they have not diminished our
commitment to and enthusiasm for the project. Additional time will be required,
however, to allow for market recovery and to secure the necessary pre-lease tenant(s).

The existing Site Development Permit (“SDP”) will expire on Jamuary 29, 2011. For the
reasons outlined above, we request that its approval be extended. Our vision for the
project is unchanged and the SDP provides value and credibility to the discussions and
proposals that we have had and made, and will have and make to brokers and the tenants
they represent. With no significant signs of impending improvement to our national
economy, we ask the City to consider an extension term of three (3) years. A threc year
extension would provide the time and certainty that we believe is necessary for a realistic
marketing program recognizing the extreme caution and nervousness that presently
characterizes the mood of businesses all across the country.

As you know, we also have four Phase 1 permit applications that are at various stages of

review:
1. Early Grading: PUB08-005EV
2. Shoring (Permanent Retaining) Wall: PUB08-009EV
3. Road and Utilities: PUB(09-001EV
4. MSE Wall and Reinforced Rockery: PUB09-002EV

These applications represent significant achievement by the project teams for both the
applicant and the City, and like the SDP they are of great importance to prospective
tenants for the acceleration of project delivery they facilitate. Substantial time and
expense has been invested in the planning, studies, and engineering that comprise and
support these applications, and we ask that the City continue to consider their status as

1200 FIFTH AVENULE  SUITE 1927 SEATTLE WA 98101 PHONE (206) 624-9223  FAX {206} 3829752



“active” but agree not to proceed with further review at this time. As the success of our
marketmg effort is realized, we will promptly resume and diligently complete the
remaining work that is necessary so that each of the permit applications may be
approved.

Thank you for your consideration of these requests. If you have any questions, please do
not hesitate to call me at (206) 624-9223.

Very truly yours,
Talus Corporate Center, LLC
| By: TrlMet T%C its Manager

\Mw O A S
Dean R. Erickse
Senior Vice President



30357691060 Westin Hote! Denver 10:34:14 p 01.29-2008 2/3

Jan 20 0B 0423p Cily of issaguah - MDRT 425-837-3439 p.2

City of lssaquah
Urhan Village Develcpment Commission

NOTICE OF DECISION

Applicant:  Mr. Dean Ericksen

Talus Corporate Center, LLC
701 5™ Ave, Suile 7250
Seattle, WA 2858104

Subject: Site Development Permit for Talus Corporate Center, Parcel 178

Number: SDPO7-DGIEV

Decision Date; January 2008

Reguest: Application for a Site Development Permit for the Office Campus in Talus. The

proposal is for about 516,000 gross square feet of office and office support/retail
uses located in five buildings and two, free-standing parking garages.

Location: Talus, Parget 178

Decision: The Urban Village Development Commission (UVDQC) reviewed the proposed

Site Development Permit application during a Public Hearing conducted on 15
January 2008 and a public meeting on Decernber 18, 2007, After reviewing the
application, reviewing the staff report and supporting documents, and listening to
presentations by the applicant, staff, and the public, the Commission approved
the application with Conditions. Appraval of this application is based on the
attached Findings of Fact, Reasons for Decision, and is subject 10 the Conditions
contained herein.

6/42}7//&//4;«4@ [ /29,6

alker, Chair date

Ursan Village Development Commission

1

2

NOTES:

If amy of the Conditiesis ar pordon (hereaf is declured invalid or unenforccable, the application st be remanged to the Designated
Official for meconsidcration and evaluation for consistency and appropriaicness of the remaining Conditions,

Any aggricved porion whose prepeety is substontialiy affected by this Decision may file an appeal. a5 permitied by Appendix S of
the Tolus Development Agreement, December 1999, Appuals shall mest the Critenn idemificd in Subsection 3.23.1 of Appendin |
end, follow the proowss ideatified in Subsecsion 5.2.3.4 of that Appendia.

Any major change (as determined by the Designazed Official} to the approved site plan or accompanying drawings must be revicwed
and approved by the Urban Village Development Commission. Less substantigl changes may be appreved administretively by the
Designated Official.

Building, utility and sign permits will aot be approved unless alt Conditions of this Notice of Decision ane soisfied 1o the
setisfaction of the Designared Official.

This 2ction doos not mdicate Dot imply that any development activities may cocur without the required permits being issued.
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This Notice of Dacision has been executed this 1 day of January 2008 by the Chairman of
the UVDC on the behalf and per the direction of the UVDC.

WHEREAS, pursuant to Appendix J (Processing) of the Talus Development Agreement, the
UVDC held a Public Hearing onJanuary 15, 2008 1o consider a Sits Development Permit for
Parcel 17B of Talus. The propoesal is for the development of about 515,000 gross square feet:
just over 505,000 sq.ft. of office use in three buildings and just under 10,000 sq.ft. of office
support/retail use in two buildings pius two parking garages on approximately 8.96 acres of
tand; and,

WHEREAS, the Commission held Public Maetings prior 0 the Hearing before rendering a
decision on this application; and,

WHEREAS, all persons desiring 1o commient on the proposal were given a full and complete
upportunity to be heard al a public hearing; and,

WHEREAS, the UVDC originally received the application on December 11, 2007 and has had
adequate time {o review and reflect upon the application; and,

WHEREAS, the UVDC is now satisfied that this application has been sufficiently considered,
and hereby makes and enters the following:

i FINDINGS OF FACT

1. Talus Gerporate Center submitted a Site Development Permit application on October 25,
2007 for the development of 516,000 gross square feet on approximately 8.86 acres within
Talus, The propesal includes three office buildings with parking underneath, two office
supporyretall bulldings, two parking garages, vehicular and non-motorized circulation,
plazas. stormwalgr pordd, iandscaping, and utility iImprovements. Additional information was
submitied on November 3€, 2007, '

2. The site is iocated at the southeastern comer of the Talus Urban Village, Parce! 17B.

3. The property is part of the Talus property and received its development standards through
the Development Agreement.

4, The site is undeveloped, but has been cieared and graded. No structures currently exist on
site.

5. Access {o the siile is from Talus Drive o the north as well as from Falcon Drive to the west.
Falcon Drive access is limited in that it provides access 1o this proposal’s parking structure.
Pedestrdan connections are provided along alt streets within this site and connecting 1o both
Tafus and Faleon Drives,

8. Under Section 18.03.300 of the Issaquah Murnicipal Code, the Commission conducts a
planning-ievel review of Site Development Pemit applications within Talus for conformance
with the policies, goals, and objectives contained in the City of Issaquah Comprehensive
Plan and the planning goals and commitments of the Talus Development Agreement.

7. As called for by Appendix J, Section 2.3.2 of the Development Agreement {Complete
Appiication Decision), the application was determined by staff 10 be sufficient for review on
November 1, 2007. Staff has determined the appiication contains adequate information and
detail to review 18 a Site Development Permit.

313



10.

i1,

12.

13.

14.

15.

Staff has thoroughly reviewed the application and presented their findings verbally and in a
Staff Report. Staff has revised their report based on issues raised throughout the review
process, and the original staff report, dated December 11, 2007, and the revised information
provided in a memo dated January 8. 2008. This report and memo thoroughly review the
application in relation to the applicable approvai requirements. The report, as revised by the
memo, contains a recommendation of approval, subject to 59 conditions. In addition, the
staif report contains three attachments which relate to the review of the project. The UVDC
finds this decument, including its attachments, to be a thorough and complete review of the
application and hereby incorporates it by reference as =z finding in its entirety,

The UVDC has had the opportunity to thoroughly review the application. An initial briefing
was provided at a public meeting on December 18, 2007. A public hearing was held on the
evening of January 15, 2008. :

Beyond the information provided in the application, the Staff Report and its exhibits,
information was provided by staff and the applicant to the UVDG during the course of the
public process to enable it to have a complete and thorough understanding of the project.
This includes: a slide presentation by staff of the site; a discussion between the staff and
UVDC of each condition proposed in the Staff Report; and a presentation by the applicant
exvlaining the project and its compliance with the Development Agreement.

An oppertunity for public testimony was provided at the public hearing held on the evening
of January 15, 2008. Three members of the public testified: TJd Heller and Geoif Graham
testified regarding traffic concerns: Mr. Heller also tastified regarding appropriate landscape
and water use. Jason Jorgensen, representing Timber Ridge, testified requesting that
parking garage connection to Falcon Drive be exit only and that he liked the non-alignment
of OCsprey Ln and the parking garage entrance. One comment letter, from Connie Marsh,
was received. This istter raised many points including: building heights, SR900 buifer,
project character, gathering areas, light, bicycle routes, buses, pedestrians, Transportation
Management Plan, Talus Drive, and wayfinding.

Netice of the Public Hearing and Public meetings was provided consistent with the
requirements of Appendix .J of the Development Agreement.

[ncluded in the Staff Report is a review of how the proposal conforms with the City of
Issaguah Comprehensive Plan. The UVDC finds that the proposal conforms to the
Comprehensive Plan, specifically with regard to its Land Use Element. This proposal will
help advance the vision for the City as articulated in the Comprehensive Plan.

Section 9.0 of the Development Agreement, as amended by AM04-001EV, establishes an
“Allowable Development” in Talus of 500,000 sq.ft. of commerciat and 50,000 sq.1t. of retail.
The SDF proposes a folal of 9,730 sq.ft. of retail and 505,259 sq.ft. of office. Ina December
4, 2007 letter, the Master Developer has made 5 dwelling units available for conversion
back to commercial to provide the 5,259 sq.ft. of office above the 500,000 sq.ft. of office
currently available. With this conversion, the SDP falls within the range of Allowable
Development contained within the Development Agreement.

Appendix G of the Devalopment Agreement establishes a “Project Envelope” that governs
SEPA compliance for implementing approvals such as the SDP. The “Project Envelope”
includes tire Allowabie Development established by Section 8.0 of the Development
Agreement. Section 1.0 states “The East Village proposal and impacts analyzed in the East
Village Froject EIS include all permitting, approvals, and construction that are part of the
Project Enveiope.” Section 2.0 provides that “The Impiementing Approvals for the East
Village proposal mean and include any permit, license, or other approval issued by the City
in order to develop the East Vilage project in accordance with this Development Agreement
and that have been analyzed in the East Village Project in accordance with this
Development Agreement and that have been analyzed in the east Village Project EIS,
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20,

21.

22.
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24,

26.

27.

28.

29.
30.

including but not limitad tor .. _site development permits....” Section 3.1.A further provides
that “If the requested implementing Approval is so determined as being within the Froject

Envelope, then the existing East Village Project EIS shall be utitized, and no further SEPA
checklist or threshold determination required....”

Staff determined on Desember 1, 2007 that the proposed Site Development Permit had
undergone SEPA review through past environmental review processes and was within the
Project Enveloped defined by the East Village EIS.

The proposed layout of the site is consigtent with the Mountain Village vision developed with
the Goals and Design Guidelines of the Development Agreement,

Appendix C establishes the land uses and densities for the develcpment of this site; the
uses proposed in this SDP are consistent with the aliowed uses.

The proposed buildings meet the huilding height as amended by AMO7-004EV, parking,
landscaping. and setback reguirements lisied in the Development Agreement.

The development standards for urban roads, as set forth in Appendix F of the Development
Agreement, were used to evaluate the proposal.

The Development Agreement acidressed transportation mitigation for the entire Talus Urban
Village. The traffic generated by this proposal falls within the scope of traffic anticipated by
the Development Agreement.

Appendix D of the Davalopment Agreemant identifies the requirements for the stormwater
conveyance, detention, and treafment system. The pond proposed, in cenjunction with the
facilities constructed by the Master Ceveloper, has sufficient capacity to meat these
raquirements,

The SDP provides for an interconnecied system of sidewalks along all streets; and
pedestrian frails throughout the site which connect o adiacent development; and pedestrian
watkways through parking garages.

The proposed street system in the SDP provides bicycles integrated with vehicles,
consistent with the expectations of the sireet standards.

- Site lighting is not approved as a part of this SDP application. Application of the lighting

related conditions below will ensure sky glow and light spillover issues are adequately
mitigated,

The application was routed to various departments within the City and all comments were
incorporated into the proposal or the below-listed conditions.

Traftic safety and operaticn impacts have been considered through review of the application
and the incorporated conditions will adequately ensure these issues are addressed.

The MDRT prepared a Staff Report, dated 12 Decernber 2007, that recommends approval
of this application with Conditions as well as an additional Memorandum dated 8 January
2008 with modified Staff Report text and approval conditions.

The contents of the case file (SDPO7-001EV) are herehy incorporated.
Any conclusion listed below which could be considerad a finding is hereby incorporated as a
finding.

i REASONS FOR DECISION

Having rendered the above-cited Findings, the UVDC draws the following Conclusions:
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12,

Talug Parcel 17B proposal was reviewed in accordance with Appendix J of the Talus
Development Agreement. The UVDC is responsivle for reviewing and making the decision
for 3ite Development Permit applications for parcels over three acres in size.

The Talus Corporate Center is within the Project Envelope established by the Davelopment
Agreament.

Each Site Development Permit application is reviewed for compliance with the Talus
Development Agreement. The proposed design and layout is substantially consistent with
the Talus development standards and design guidefines, including subsequent
amendiments,

The application contains adequate information for the UVDGC to render this decision.

The information provided during the public review procsss by the staff and the applicant has
further assisted the UVDC to fully camprehend the preposal.

The public has been given ample opportunity for comment on the proposal.
The proposed action complies with the City of Issaguah Comprehensive Plan.
The concepiual storm water plan is consistent with the Development Agreement.

This proposal has been reviewed under SEPA as provided for in Appendix G of the
Development Agreement using the East Village EIS.

. Through application of conditions of apsroval, traffic and non-vehicuiar safety issues related

to the proposal will be adequataly mitigatad.

The application, as conditioned, is consistent with the adopted vision for Talus and has been
revised by the Talus Architeciural Beview Committee.

The application was routed to various departments within the City and ali comments were
incorporated into the proposal, the beiow-listed conditions, or will be addressed with future
permits.

il CONDITIONS

It is for these reasons the UVDC approves the Site Development Permit application for Parcel
178, application EDPO7-001EV, Attachments A thru C, subject to the following Conditions:

1.

in the event the project is phased, the Dasignated Official has the right to apply additional
conditions with Bullding or Utility Permits 1o ensure each phase complies with the
Deveiopment Agreemient, such as but not limited to access, fire circulation, parking, and
landscaping requirements. At a minimurm, Phase One as shown on Sht, A1.2 must include
the Carnpus Commeons, sufficient parking and utilities to support the uses proposed, and the
stair/overlook and pedesirian connections to serve as a partial east/west connection, until
the souihern, primary east/west connection is built. Utility and/or building permits for Phase
One, whichever is submitted first, must include a propesal for stabilizing the balance of the
site. If Fhage Two construction has not commenced within one year of Certificate of
Occupancy for Phase One, the Designated Official may require reasonable additional
improvemants, including site landscane, trail, andfor architectural features. The applicant
may be relieved of this reauiremant if the applicant submits a Building permit application for
the Phase Two property. The Phase One stairfoverlook shall serve as the sole east/west
pedestrian connection during Phass Two construction. Prior to Certificate of Occupancy or
final inspection for Phase One, the appiicant shall provide a surety for the Phase Two
interim improvements.
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11.

The design of the east/west pedestrian routa shall fulfill the Master Trails plan and create a
pedestrian friendly route through the site that is comprehensible, pedestrian friendly, direct
and interesting. This shall be achieved through changes to the design such as lining up
sidewalks and curb ramps, relccating or redesigning the stairs and/or elevator towers,
providing raised walking surfaces and/or alternative, non-asphalt surfaces, introducing
Special artwork, vertical elements and/or mateiials, way finding, lighting etc. ... Signage and
distinctive trail elemenis will be provided to guide users to and through the Parcel 17B
portion of the trail. The trail shall be encumbered by easements to the City that allow access
by the general public. This easement will be dedicated prior to Certificate of Occupancy for
Garage N, Building C, or D, whichever happens first,

2

Design the stairfoverlook at the northwest corner of the garage to serve as a nodal
connection, feature, and overlook between the garage, the Campus Commons, Falcon and
Campus Drives, and Buildings A1 and A2 uses, This would include having the stair connect
to sach of these elements as directly as possible, previding space for peopie to stop and
orient themselves, and providing materials to create a pleasant pedestrian experience. This
element is required with Phase One if the project is buili in phases.

Future permits shall include a bus stop on Falcon Drive near the sast/west trail. The stop
will include, at a minimum, weather protection, bench, and trash receptacle,

The landscape and/or sidewalk on the wesiern sice of Campus Drive shall be designed to
Create an aftractive, pedsstrian oriented and scaled environment that positively contributes
te the sociable public realm and connects the sidewalk and building rather than trying to
hide 1. Examples wouid be an slles of trees or an arcade.

The vehicular garage entries shall be a driveway styie entry, rather than a sireet, and are
limited to a maximum width of 24 ft. A grade transition for the driveway eniry shall occur in
the planter ship area even if it is conshructed as hardscaps,

Eliminate the landscape bed north of Building A1 or provide information that indicates, io the
satisfaction of the Designaied Official, that the landscape implements the urban design
guidelings and fits with other parcel development aiong Talus Drive.

All pedesirian entrances into the garage shall be designed to highlight the presence of the
entry as well as being clear and pleasant for pedesirians. This could include architectural
treatment, change in strastwall, or cther rasponsa; weather protection and lighting shall be
provicec at every pedesirian entry. Vehicular entries shall use architectural or other
fratures fo diminish thelr presence whils acknowledging that drivers shouid be easily able to
locate them.

Inciude weather protection at ail entrances to buildings and garages, portions of the Plaza
and Campus Commons, and a route connecting buildings. especially to Buildings A1 and
AZ. The route connecting buildings doss not have to be continuous.

The Plaza and the Campus Commons shall be designad to maximize the midday sun
exposuire during the summar, as reasonable as defermirad by the Designated Official.
Options may include careful siting, removing trees, or replacing them with smaller trees with
maore apen growth habits.

The design of the autocourt adjacent {o the Plaza shall be refined so that the central
landscape/pedestiian island is a sirong organizing slemant and focal terminus for Campus
Drive rather than appear or function ag leftover space. Surface materials and planes shall
prioritize pedastrian use and the mulii-use conoriunities of the space. The design must
accommodalte an Eastside Fire and Rescue ladder fruck’s wurning radius. ! possible,
eliminate the ramp west of Builging C and reinstate landscape.



12. Integrate the stormwater pond into the office campus plan by including a natural landscape

13.

14.

15.

i6.

17.

18.

19.

20.

21,

palstte and materials that arc varied and provide visual inferest throughout the yeadr,
providing a trail and benches around it, a geoblock (or sirnilar material) fire lane where it is
less than 2% in grade, not using fencing, and, either 1) raising the pond so that it is not
separated by grade from the fire lane or 2) if raising the pond can not be accomplished due
to geotechnical issues or is cost prohivitive, as determined oy the Designated Official, then
the pond should be redesigned so that the lower grade appears to be a natural response to
the environment, there is a comfortable connection with the plaza, the overall design is
inviting and not disjointed, The edges of the fire lane shall be clearly marked and be visible
from the cab of a fire truck; with geoblock or similar material this wouid be through the use of
a flush curb. All stabilized (nor-pavernent) emergency access areas shall be instalied to
support H20 axte leadings during the winter months,

Fooftop equipment, such as HVAC units, shall be iudly screened as not to be visible from
Timber Ridge, Rooftop design shalt be carefully considered, in terms of arrangement as
well as altractive and non-glaring mateiials.

Show street fumiture on the appropriate utility or building permits. Benches shall be located
where they will be used and useful; reiocate at least some of them from the western side of
Campus Drive.

The retaining walls and iowar foundation walis proposed throughout the Office Campus shall
be reviewed by the MDRTY to ensure they are designed to be consistent with the adjacent
buildings, and that their mass is softened througn patterns, landscaping, and/or articulation.

All dry and wet utility vaulis, meters, equipment, and appurienances are assumed o be
shown on the SDP submittal. Anything not showin on the SDP submittal is assumed to be
locaied within the struciure. Any revisicns or additions (o what the SDP has shown and
approved outside of the structure requires a modification to the SDP or separate land use
permit, except fire hydranis and FDCs. The transformers and PlVs shown in the
supplemental informartion provided te the MDRT wilt be screened. Transformers and PiVs in
prominent locations such as by Garage N and Buildings A1 and A2 will be relocated 10 less
conspicuous locations.

Talus Corporate Centar's garages shall be designed to:

- ensure no light direct spill from fixtures or vehicles

- minimize refizctive light and exterior glare spiliing from the garage

- eliminate or significantly reduce visibilizy of pin noint ight sources.

This may include iimiting openings, screening openings with architectural and/or landscape
elements, fixture seiection (e.g. cui off, ienses), fixiure iccation, turning off fixtures late at
nigh¥early in the morning, etc.... This should be balanced with safety and sscurity
CoNcarns.

Prior to submittal of Building Permit, the appticant will meat with the Gity's Green Building
Coordinator, Mr. Brad Liljequist, to discuss incorporating Green Building and sustainable
componenis inte the project as well as LEED certification.

Uses in Parcel 178 must be consistent with Appendix C, Sections 4.8 (Office Campus) and
5.4 (Retall Office Supnort, External), in particular the uses in Buildings A1 and A2 which
must be “office support,” as determined by the Designated Official. Also all primary entries
must be oriented 1o Talus or Campus Drive, and not Falcon Drive or the Campus Commons:
secondary entrances may face the Campus Cormimons,

All subsequent permits shall be reviewed for compliance and implementation of the approval
conditions from AMO7-CO4EV,

The applicant shall prepare a monitoring plan and submit it with the Utility Permit
application. The purpose of the plan shall be to ensure that the stormwater facilities are
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26,

27.

28.

29.

30.
31.

32,

33,

being operated and maintained in accordance with the design criteria and that they are
delivering stormwater to the public systam that maets the design intent. The monitoring

plan shall be a perpetual encumbrance that runs with the property.

The emergency overflow from the detaention pond shall discharge to Talus Drive. This
condition will be enforced during Utility Permit review.

Special desigr features may be needed in the Stormwater Pond so that the pond can be
easily egressed on slopes steeper than 3:1. This condition will be enforced during Uiility
Permif raview.

Prior to approval of the Utility Permit that includes the siormwater pond, the applicant shall
provide the city with a copy of the easement that provides permission to use Tract E.

If any stesp siopes remain within or are created by Parcel 17B development, they must
either be protected as required by Appendix € or meat geotechnical tests to be exempt.
Geotechnical tests inciude: Structural fills that have a resuitant slope of greater than 40%
do net need setbacks or buffers under the following circumstances: 1) they have been
designed by a licensed gec-technical or structural erigineer and 2) construction was
performed under the guidance of a licensad structural or geo-technical engineer, and 3) the
as-huilt plans are certified by a licensad structural or geo-technical engineer. Otherwise,
these areas will be treated as sieep slopes under Appendix E. At the time of review and
apprevai of these constructed steep slopes, special planting technicues on slopes 3.1:1 or
steeper may be required (o assure the establishment and viability of plant and tree
materais,

Ali road names must be approved by the Designatsd Official prior to building permit
submitial,

Pricr to submittal of Lltility Permits, an Administrative Minor Modification must be approved
for the proposed street sactions, or the sections need 1o be revised to meet the approved
sections in Appendix F,

The entrances to the paridng garages from Campus and Faleon Drives must be designed as
driveway cuts, nol street intersections. All grade transition for the driveway entry shall occur
in the planier strip erea. This condition will be enforcad during Utility Permit review.

The bollards on the Fire Lzane shall be located at least 40° from the edge of sidewalk so that
a fire truck can pause In the throat of the Fire Lane without blocking the sidewalk on Talus
Drive. Another set of bollards snould be provided at the south end of the fire larne, as
determinied by the Designated Official in consuiltation with the Eastside Fire and Rescue’s
Fire Marshal, Any bollarde or gates on the fire lane must be Opticom-activated,

The intersaction of Campus Drive and Talus Drive must be redesigned without a median,

The western driveway cut t Falcon Drive must be ofiset from Osprey Lans by at least a full
street width.

The pediestrian crossing at the westam garage driveway must be modified so that the
northern curb ramp aligns with the nosthern sidewalk and the southern edge of the driveway
ramp.

All privete streets shall be encumbared by easements io the City, unless otherwise
approved by the Designated Official. The easement will allow accass to the site for Eastside
Fire and Rescue, garbage colisction, public works operations, and the general public. The
easement may provide prescribed hours for such general public access and address office
security and use cons derations. The Campus Drive easement will be dedicated prior to
approval of the applicable utility or building permits for constructing this street; other roads
must have their easements dedicatad by Certificate of Decupancy for the first building. i
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the project is built in phases, the eazerments for roads can also be phased and shall be
recorded prior to construction parmits or Certificate of Occupancy, as specified in the
previous senience.

All curly ramps must direct the user inte the crosswalk and generally point toward the curh
ramp on the opposing side. Whers stairs must be usad in the sidewalk, trail, or path system,
the applicant shali avoid single steps and all steps shall be level and of even height, Al
walkways and exterior stairs shall provide a minimum of 5 ft clear of handrails, car

overhangs, light poles, jandscape, and similar projections.,

Pricr to issuance of the first Certificate of Occupancy, the remaining transportation
concurrency improvements necessary on Newport Way must be completed or honded.

Fire and General Governmen: mitigation fees specified in Appendix | must be paid on a per-
square-fooiage basis for each individual building ai the time of individual building permit
approval. The amount of this fee may be adjustad in accordance with Section 4.0 of
Appendi L

The Campus Commens and the Piaza shall be encumberad by easements to the City that
alfow access by the general public, uniess ctherwise approved by the Designated Official.
These sasements wili be dedicated prior to approval of the Certificate of Occupancy for the
first building i the phase in which they ara constructed, The easement may include
prescribed hours far such public access and addrass coffice security and use considerations.

The Campus Commons shall have a strong physical and visual connection to Campus Drive
and the office builgings frough modifications such as reducing south decks on Building A2,
providing a wider ard maora oper ramp from Campus Drive up to the Commons {minimum of
20 1t at the north edge of the ally and no narrowar than 8 # at any point), continuing
matetials and other design elements from the ramp to and/or through Campus Drive’s west
sidewalk. The Campus Drive edye of the Commons must meet the standard of 50%
OPENNSss par App.L, Secion 7.3.G; this will be measurad from the southeast corner of
Buiiding A1 to projeciing northeast comer of the garage, unless material and other design
elemnents extend to and/or through the Campus Drive sidewalk, in which case the southern
edge of that change in materials bui no further souih than the crosswalk, will be the
seutherm edge of the frontage. In eddition, the averlook stair, at the northwest corner of the
garage. shall be designed to provide a direct oedsstian connection between some or all of
the garage levels, Falcor and Campus Drives, and at least the upper and lower Campus
Common levels. Careful salectinn of landscape material as well as wall and building
maieiials and detaile will ensure that the Coammons’ ecges paositively contribute to the
space; this wollld include pedestrian scaled plantings and wall materials, interesting textures
anc/or colors. Finally, approximately 50% of the length of sidewalk along Falcon Drive
adjacent to the Campus Commons shell be widened o 15-20 f. to provide respite and
overlock into the Corrmaons.

With the first Utility Permit which permits construction of the potable water system, the
applicant must include & copy of the essement which allows utility access across Tract E.

The applicant must demonzatrate, via hydraulic modeling, that during a fire the 816 pump
station wil' operate propsrly or the anplicant shat! mitigate the hydraulic impacts. This
condition witl be enforced during Utility Parmit reviews.

With the Tirst Uitility Penvit whicn paimits construstion of ihe sanitary sewer system, the
applicant must inciuds & copy of the easement which aliows utility access ecross Tract E.
All sewer pipelines adjasant to retaining wails must b designed so that the wall and the

pipeling can ba oparated maintained and replaced independently of each other. This
cendition will be enferced during Utility Permit Beview,
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3. Connections fo the existing sewer system must be made in way tc minimize the hydraulic

impacts of a sharp gradient change {such as erosion and splashing), and minimize the
maintenance impacts on the existing manholes,
Cilfwater separators that serve the parking garages must either be located within the

garages or within paved righis-of-way so that they do not impact or reduce the amount of
fandscaping in planting areas.

- The uUtility Permit must fist the minirnum building floor elevations that can be served by the

gravity sewer collection system.

Bike racks {or other approved bike parking, 2.4. bike lockers) for 100 bicycles must be
provided. The bike racks shall be positioned to not biock sidewalk, walkways, entrances,
ete... when full of bicycles. Final bike rack lceations must be shown on Building or Uility
{2.3. landscape) permit. A portion of ihe bike racks shali be located in the garage or other
covered iocations; a portion of iha bike racks shail ba distributed for use by employees or
customers of the office bulldings and retall area. Provision of racks may be phased to
coincide with the construction of required vehicular narking.

ADA parking will be reviewed by the Building Department; the applicant sheuld meet with
the Building Official to determine if their proposal meets the code prior to further design
development,

- Male and female showers shall be providad in one or more common facilities, or within each

building in the Office Campus. If the faciiities are not in each office building, a shared use
easement must be reviewed and approved by the City, and recorded.,

A Transportation Managemant Plan for tha eviire Office Campus shall be approved prior to
the first budding occupancy; or it phases as approgrials,

In the parking garages, drives and drive aisles where cars will not be backing out, will be
only 18 ft wide; where all standard or a combination of standard and campact stalis are
locaned, drive alsles will be 24 f: wide; where only compact stalls are located on a drive
aisle, it may be reducsd to 22 ft, though for design simplicity the drive aisle may be 24 ft
wide.

b)

arnount of landscape material required for a parking io?, or the applicant may request to
adopt ths Administrative Minor Modification adopted at Issagquah Mighland, AM04-003IH.

L. The top of a parking garage is equivalent to & per<ing ot, and so shall either have the

ea)

The garage siructure, inciuding the roof, shail minimize its visual impacts, through actions
inciuding no light direct spill, rainimizing reflective light spilling from the garage decks to the
adjacent roadwaye, ofi-site views, and residentiz] areas through lighting design and
pavemant material,

Where pedestrians areg in proximity to the edges of the parking garage, the applicant shall
provide materials that are pedesirian friendly. This performance standarg will be met
through using materials that are visually and iexturally interesting at a pedestrian scale,
l.ang unbroken use of & single material probably witl not meet this standard, unless
suppiemented with plant materisls, pilasters ar other architectural relief, ariwork, etc.... In
addition, the narth face of the garage raust bz soften through the use of landscape
incorporaied into the design {e.qy. green scresn, planter boxes at each level) and materials,
color, and other architeciural elemeanis 1o enhance its appearance from Buiidings A1 and
A2, the Campus Commons, and Falcon Drive.

Design the southen sast/west rail as a Pedestrian Trail though the applicant may propose
lacations in which the trail width is reduced from 8 ft to 5 ft, such as where the trail is located
on a sigewalk which i 5 ft wice, within the garage, or af slaircases.
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Building and utility permits will be designed in compliance with Section 7.1.6 of Appendix T
as well as approval conditions in AMO7-C04EY, 7o ensure the success of additional
bulter/screening plantings, the landscape wiil;

- significantly supplement the soils with organic matter

- provide low growing and mid-range trees and shrubs to provide ground cover and
transition 1o the tall evergreens already requirad.

Alighting plan shali be proposed which mainizins lighting at the minimum necessary for
safely, and balances the goal of minimizing night glow and off-site lamp visibility with
pedestrian scale lighting. Full cut off fiaures will be used and lighting shall be located in
areas where drivers and pedestrians are likely to be. The lighting plan shall
comprenensively address building, sirset, allsy, plaza, parking lot, and landscape lighting so
that lighting irmpacts ars not compoundsd in portions of the site by overlapping ilumination
patterns. To faciiiate review of ihe lighting, & photometric caiculation, stamped by a
professionel enginesr, showing llumination levets on the pavement shall be submitted with
the permit for consruciion of lighting, A poini-by-point calculation is required, The
itumination calculation shail include ali fixtures that contribute light to the site (poles,
bollards, building rnounted lighting). Low watlage decorative fixtures such as sconces or
porch lights can be excluded from the calsulation. Upen completion of construction, the City
may reguire installation of non-refleciive shields at a spacific fixture if the actual lamp is
visible from SR 900 or other affectad locations. Al exterior lighting is subject to the specific
appreval of the Designated Official,

Provide Bidg. C with 8 Fire command room, eMergancy voice communication system, and
Fire department commurication sysiem In the stairwelis, Al the autocourt: The roadway shall
accomimodate ihe wrning radius designed for a ladder truck. The four parking spaces
shown shal be designatsd load/unload only. £33 locations shall be iocated with the
approval of Eastside Fire and Rescue.

During building permit review, work with the leszquah Police to determine if 800 M Hz

H
antennae is required. During Certificate of Ocoupsnay for each garage, the applicant will
review security operations and survelancs with the nolice,

The apolicant shall set up & meeting with Waste raragement and MDRT to ensure that the
projest can be reasonably served, The purpose of the meeting, prior to submittal of any
Building or Utility parmit, is for the applicant to review the SDP with Waste Management and

provide comirents to the MDRT.

Atiachments:

Attachment A — 552 Lavelopiment Permit Aoplicaion for Parcel 178

ce.

W
MDIT

Bob Broch.
Keith Niv
Etas

Bl Stalzer, Talus ARC

Liave Durden, Tinber Ridge



PERMIT APPLICATION

East Village
fajor Developmerd Review Toam « 837-3414
OFFICE USE ONLY 1775 12% Ave NE « Issaquah, WA 98027 R
Appli%tienéPg%mEf No. | é}a 11 Submitted Complete Application Notice of Decision
—O | E0

Project Address or Location Project Name (if applicable)
Talus Parcel 17-8 (NW Talus Drive) Talus Corporate Center
Title of Submittal

Site Development Permit Application

Owner Name _ Mail Address SUSU Spectrin Crive, Ste. IUUUE Phone (with arca cods)
0ly/Cougar Gencral iartrersdip : Fadizon, Ti 75001 972.386.16809
Applicant Name Mail Address 701 7ifth Avenue, Ste. 7250 Phone (with area code)
! - . ; H . -. s R +
Talus Corporate Center, LLC Seattle. WA 95104 206.624.9223
Authorized Agent Name Mail Address 710 Sacand Avenye, Ste. 1400 Phone (with area code)
Collinskoerman Seeiile LA Sunina 206.245.2100
Contact Name - Mail Address ] ne {witk srea code
David Hotmes Ses CollinsWoerman Above SOB"SE™ 3157 gode)
Contractor’s Name & Stute License Mo, | Mail Address Phone (with area code)
N/A MR /1
egal Description Phase Divizien Lot Ne. 1 . Tax No

LSége Rtta %ed .% é%% 74 ~ET7H~D9
The following permit or soproval Plaase submit one application picr roque sz, aven if subinited ‘ogether, except for Utility Permits,

I Building [0 Final Plar {3 Short Plat Vacation

O Mechanical/Electrical/Plumbing 03 Prat Alierasion (5 Lot Line Adjustment

X Site Development Permit {1 Plat Vacation [ Binting Sitc Plan

O Administrative Modification LI Short Preliminery Plas [3 Critical Aress Exemption

(3 Revision to current application L3 Short Final Pla

LI Critinal Area Mitigation/Restoration Plan

[0 Preliminary Pla: {1 Shore Plat Alleration C Sign

O Utility Permit: Indicate which wpers)
1 Road 03 Sewer £l Water 0 Landscane (3 Clearing/srad
[ Trails o Park £l Plaz O Weoonerf [ Storm:

[0 Other:

All previous (from the above list) and in-process applications/permits (wich application and/or permit no.)
related to this project:

Proposed Project Description: Please provide a brief description of the project _Construction of 3 gffice
buildings totaiing approximately 505,000 gs?, 2 vretadil buildings totaling approximately
10,000 gsf, and a parking garage

Project Site Information: .

Site Size (acreage and square feet): ©-%0 acres / 390,464 squars

: . frban Village / Pilace
Zoning Designation: Urban Village / Fast Village

=y
4]
(4%
[

Development Area and Sub-Area(s): Talys Parce’ 17-B

Existing Land Use of Site: _Vacant

Does the site contain arry of the following Environmentally Critical Areas?
Check which apply per Two-party Agreement, Appendix ¥, Fx

hit A, Critical Areoe,

@ None £l Wetlands {1 Lendslide Hazard Ares {1 Steep Slope Hazard Area
El Streams [ Seismic Hugard Area LI Cosl Mine flazerd Arss I Erosion Hazard Ares

[ hereby certify under pesalty of perjury of the Taws of the State of Washinglon, that [ havs read and examined this application and to the best of
my knowledge, the informetion sontained herein is true and correct. 1 wili comply witn all provisions of law and ordinances governiag this type
of planning or construction werk, whether specified herein or not. | undersiand that the granting of an approval of a land use apoiication or
permit does 1ot authorize me in wny way to vislate or cancel any of the provisions of state or local law repulating £He Hotions, canstruction, or
performance of construction sought under this permit. By: TriMgt Talus ,%’ E% LC )

. . PO Its: Managing Men

Talus Corporate Center, LLC October 27, 2007 Ry: A g

Printed Name Diste ot

§




